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ZONING MAP AMENDMENT 

PLPZ 2022 00325 

Renamba Greenwich LLC.: 

for a Zoning Map Amendment, to re-zone 

property located at 0 Old Track Road from 

GB to the proposed GB-MRCO (Managed 

Residential Overlay) Zone 

 

APPLICATION SUMMARY: 

The applicant has filed for a Zoning Map Amendment, to re-zone property located at 0 Old 

Track Road from GB to GB-MRCO (Managed Residential Overlay) Zone. 

ISSUES / RECOMMENDATIONS: 

1. The subject action has been designed in conjunction with a final site plan/special permit. 

Rezoning of the site would need to be voted on before taking a vote on a final site plan 

application. 

2. POCD - In making any decision to change the Zoning Map of the Town, the Commission 

shall take into consideration the Plan of Conservation and Development, per the State’s 

Statutes.  The applicant should state, for the Commission; the ways the subject Map 

amendment would meet the recommendations of the POCD.   

DEPT. COMMENTS: 

WestCOG  – See attached 

PROPOSAL: 

The applicant proposed to amend the Town’s Zoning Map, and rezone a 2.5344-acre property, 

located at 0 Old Track Road, at the southern terminus of Old Track Road, from the GB zone to 

the newly established GB-MRCO zone.  

The MRCO zone was approved by the Commission at their 11/23/2021 Meeting. The new 

regulation requires applicants to apply for re-zoning and special permit in conjunction with said 

use.  The proposed criteria for re-zoning includes: 

• The purpose of the zone is proposed to, “…encourage the development of age-friendly 

housing options that provide “Assisted living services” to broaden the range of housing 

and health care options for Greenwich’s increasing elderly population. The MRCO is 

designed to encourage such housing developments in close proximity to commercial 

centers and provide attractive congregate housing for elderly residents within the context 

of the Town’s predominantly residential character.” 

• To promote multifamily elderly housing within close proximity to the Town’s existing 

commercial centers and within an area of the Town which can provide the necessary 
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infrastructure to support such development, such as, but not limited to, road network, 

water supply, storm drains, sewage disposal, etc., a MRCO may be located in any GB or 

GBO zone.  The Commission will need to determine if the location meets the stated 

criteria. 

• No Managed Residential Community facility shall be allowed on parcels which are 

within the Flood Plain District or designated by the Federal Emergency Management 

Agency as either a special flood hazard area or a floodway.   The subject parcel appears 

to be out of any such designated area(s). 

• An application to rezone a site to a MRCO shall be submitted in conjunction with site 

plan and special permit applications, or pre-applications, as applicable, in accordance 

with Section 6-13-6-15 of these regulations, and shall be subject to Special Permit 

procedures and standards pursuant to Section 6-17.  The applicant filed a pre-application 

and appeared before the Commission on July 14, 2020.  The Commission would need to 

determine if the proposal is compliance with these applicable standards. 

2019 POCD: 

The applicant noted that the map amendment would be in line with objective 2.3 of the Town’s 

2019 Plan of Conservation and Development which calls to, “Facilitate housing options that 

encourage seniors to stay in Greenwich (“aging-in-place”) and are designed for enjoyment of 

all.”  Moreover, the applicant also cites to objective 2.3 a., which recommends to, “Promote 

age-friendly housing options in or near walkable, pedestrian-friendly areas with one floor living, 

lifestyle amenities, elevators, limited maintenance, and proximity to restaurants and other 

retail.”   

The applicant should elaborate, to the Commission; the ways the subject text amendment would 

meet the recommendations of the POCD. 

OTHER APPLICATIONS: 

Final Site Plan/Special Permit:  in addition to this application, the applicant is also seeking site 

plan approval to develop a facility in concert with this map amendment. 

APPLICABLE REGULATIONS: 

Sec. 6-22. 
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Dygert, Bianca

From: Kristin Floberg <kfloberg@westcog.org>
Sent: Tuesday, June 14, 2022 1:41 PM
To: Dygert, Bianca
Subject: RE: Proposed Zoning Map Amendment at 0 Old Track Road

Follow Up Flag: Follow up
Flag Status: Flagged

[EXTERNAL] 

     To:   Bianca Dygert, Planner II 

 

From:   Kristin Floberg, Planner  

 

    Re:   CT Statutory Referral to WestCOG from Greenwich ‐ Linked Zoning Amendment 

 

Date:   June 14, 2022 

 

Thank you for submitting the linked referral to WestCOG.  

 

The opinion of WestCOG staff is that the proposal is of local interest and with minimal intermunicipal impact.

Therefore, it is not being forwarded to adjacent municipalities and the regional staff is making no comment. 
 
 

From: Dygert, Bianca <bianca.dygert@greenwichct.org>  
Sent: Wednesday, June 8, 2022 8:21 AM 
To: Referrals <referrals@westcog.org> 
Subject: Proposed Zoning Map Amendment at 0 Old Track Road 
 

 
RE: Proposed Rezoning 
 

PLPZ #2022 00251 
  
Zoning Referral: Proposed Zoning Map Amendment  
  
To Whom It May Concern, 
  
In accordance with C.G.S. Sec. 8‐3b, the Town of Greenwich is forwarding a copy a proposed rezone of the 
parcel at 0 Old Track Road from GB to GB‐MRCO. The applicant is proposing to develop the property with an 
assisted living facility.  
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Please find the applications at the links below: 
(Please note per Town of Greenwich policy, the link will expire in 7 days) 
0 Old Track Road PLPZ 2022 00251 
 

 
The Greenwich Planning and Zoning Commission will hold a public hearing on the applications on a date, time, 
and place to be published on the Town of Greenwich website. You may appear and be heard at any hearing on 
this application. Any questions and/or comments on the application may also be addressed to this agency by 
telephone (203‐622‐7894) between the hours of 8:00 am to 4:00 pm weekdays, in person at Greenwich Town 
Hall between the hours of 8:00 and 3:30 pm Mondays, Tuesdays, Thursdays and Fridays or by email to the 
address provided below. 
  
 
This application is tentatively scheduled for a July meeting.  
Thank you,  
 

Bianca Dygert 

Planner II 

  

Town of Greenwich 

Land Use ‐ Planning & Zoning 

101 Field Point Road 

Greenwich, CT 06830‐6463 

Ph. (203) 622‐7894 

Office Fax. (203) 622‐3795 

Direct Fax. (203) 861‐6113 

Bianca.Dygert@greenwichct.org 

 

 

 
 

CAUTION: This email originated from outside the Town email system. Do not click links or open attachments unless you  

have verified the sender and know the content is safe.  



 

FOGARTY COHEN RUSSO & NEMIROFF LLC 

1700 EAST PUTNAM AVENUE 
SUITE 406 

OLD GREENWICH, CT  06870 
TEL: 203 661-1000 
FAX: 203 629-7300 

 

BRUCE F. COHEN 
DIRECT DIAL: 203 629-7330 
DIRECT FAX: 203 629-7300 
E - MAIL: bcohen@fcsn.com 

 

 
 
 
 
 
 
BY EMAIL & BY HAND 
 

May 23, 2022 
 

Ms. Katie DeLuca, Town Planner 
Planning and Zoning Commission 
Town Hall – 101 Field Point Road 
Greenwich CT 06830 
 

Re: Application for Re-Zoning - GB to GB-MRCO Zone 
       Applications for Final Site Plan & Special Permit Approval  
       Proposed Managed Residential Community (MRC) 
       0 Old Track Road, Greenwich, CT 
      Applicant/Owner: Renamba Greenwich LLC 
 
Dear Katie: 
 

 On behalf of our client, Renamba Greenwich LLC, we are pleased to submit herewith applications 
for Re-Zoning, Final Site Plan, and Special Permit approval to the Greenwich Planning and Zoning 
Commission (hereinafter, the “Commission”) to permit the construction of a new Managed Residential 
Community on a 2.5344-acre site located at 0 Old Track Road, Greenwich, in the GB Zone.  These 
applications are submitted pursuant to Sections 6-13 through 6-15, 6-17, 6-97(a)(1) and 6-98(a)(1), cross 
referenced to Section 6-94(a)(5), 6-115, and 6-205 of the Greenwich Building Zone Regulations, as 
amended, and are in conformance with the 2019 Plan of Conservation and Development.   
 
Background - Community Need & Planning and Zoning Response 
 

According to the 2020 U.S. Census, just under 20 percent of Greenwich residents are age 65 and 
older and nearly 25 percent of the Town’s residents are 60 or older.  Further, the 85 and older population is 
the fastest-growing age group in Greenwich, as well as in the rest of Fairfield County. As the percentage of 
Greenwich’s elderly population has grown over the last decade, so has the demand for diverse housing 
options for seniors, especially for assisted living facilities and comprehensive care communities.  In 2011, 
the United Way’s Assessment of Human Service Needs & State of Greenwich Statistical Report noted that: 

 

“[S]eniors themselves cite housing and transportation among their two 
biggest concerns…With regard to housing, participants in senior focus 
groups repeatedly wondered where they would live when they need or 
wish to downsize, but still want to remain in the community... [Some] 
suggest that Greenwich has lost and will continue to lose countless 
longtime citizens to its neighboring community [of Stamford] based on its 
failure to provide local alternatives…[While] assisted living and 
continuing care housing models are appropriate for those who cannot live 
on their own, many of the existing facilities have waiting lists and most 
believe that growing demand is likely to far outpace the current or planned 
supply in the not too distant future.” (Page 8-9) 
 

In 2016, the United Way Report re-stated that “[h]ousing continues to be of the greatest concern to older 
adults.” 
   

  As a result of the ongoing observed need for more elderly housing opportunities, the 2019 POCD 
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set an objective (Objective 2.3) to: “facilitate housing options that encourage seniors to stay in Greenwich 
(“aging-in-place”) and are designed for enjoyment of all.”  To that end, the POCD includes a Priority Action 
Item to “develop regulations for assisted living facilities and comprehensive care communities.” To 
accomplish this goal, the POCD recommends that the Town: 
 

“a. Promote age-friendly housing options in or near commercial 
areas…[with] lifestyle amenities and elevators, and that are close to 
restaurants and other amenities…; and b. Create regulations specific to 
assisted living facilities…” 

 
 On November 23, 2021, the Commission approved the applicant’s proposed Zoning Text 
Amendment (PLPZ 2021 00330), codifying Section 6-115. MANAGED RESIDENTIAL COMMUNITY 
OVERLAY ZONE (MRCO) into the Greenwich Building Zone Regulations1.  The new overlay zone, 
which is currently available to properties in an existing General Business (GB) zone, uses zoning incentives 
to:  
 

“[E]ncourage the development of age-friendly housing options that 
provide ‘Assisted living services’ to broaden the range of housing and 
health care options for Greenwich’s increasing elderly population.  The 
MRCO is designed to encourage such housing developments in close 
proximity to commercial centers and provide attractive congregate 
housing for elderly residents within the context of the Town’s 
predominantly residential character.” (Section 6-115(a)) 

 

The action taken by the Planning and Zoning Commission in adopting Section 6-115 was an important step 
in providing the regulatory framework necessary to promote a variety of different housing options for 
people to age-in-place within the Greenwich community.   
 

Subsequently, at its December 21, 2021 public hearing, the Commission “moved to final”, with 
conditions, the applicant’s associated Preliminary Site Plan (#PLPZ 2021 00329) for the proposed 
development of a Managed Residential Community at the subject site2, moving the Town one step closer 
to meeting the community need for additional elderly housing options within Greenwich.  It can be noted 
that no action was taken by the Commission on the Special Permit associated with PLPZ 2021 00330 nor 
on the applicant’s Application for Re-Zoning (PLPZ 2021 00331).  Accordingly, those applications were 
withdrawn on February 4, 2022 and are re-submitted herewith.  We respectfully request that the record for 
Preliminary Site Plan/Special Permit #PLPZ 2021 00330 be incorporated herewith by reference.  

 
Over the past five (5) months the applicant has worked with the Greenwich Architectural Review 

Committee to refine its building and landscape design for the proposed redevelopment of the subject site.  
On April 20, 2022, the Greenwich Architectural Review Committee endorsed the proposed architecture, 
site lighting, and landscaping, subject to modest recommendations.    Those recommendations have been 
addressed in this zoning narrative and in the plans and support documents submitted herewith.  A copy of 
the ARC’s April 20th Action Agenda is enclosed herewith as EXHIBIT C of this zoning narrative.    
 
 
 
 

                                                           
1 A copy of the Commission’s letter of decision on PLPZ 2021 00330 dated December 7, 2021 is hereto as EXHIBIT A. 
2 A copy of the Commission’s letter of decision on PLPZ 2021 00329 dated January 5, 2022 is attached hereto as EXHIBIT B.   
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Proposed Rezoning and Site Development 
 

The Site   
 

The subject property is a 2.5344-acre parcel located at the end of Old Track Road. The property is 
bounded to the north by Old Track Road and a vehicle storage facility; to the east and southeast by the CT 
Metro-North Railroad; to the south/southwest by residential properties on Rodwell Avenue; and to the west 
by Spring Street.  The property was previously owner occupied by R D & D Land Development, Inc. and 
utilized as a yard for its local excavating business.   The site is improved with a small office building, a 
shed, and several storage containers and storage piles.  Our client took ownership of the subject site in 
September of 2019 and the property has not been physically altered since that time.  The site is within the 
Town's public sewer and water service areas, but is currently not served by any formal utilities aside from 
electrical service.   

 

Old Track Road has historically been developed with commercial/industrial uses.  However, in 
recent years the area has seen successful redevelopment that includes multifamily residential uses due to its 
central Greenwich location and proximity to services and Town amenities.  

 
Proposed Re-Zoning 
 

In order to facilitate the development of the subject site as a Managed Residential Community, the 
applicant requests that’s its entire 2.5344-acre property be rezoned from the existing GB zone to the newly 
established GB-MRCO zone.  The proposed amendment to the Building Zone Regulation Map is denoted 
on a map entitled, PROPOSED AMENDMENT TO BUILDING ZONE REGULATION MAP FROM GB 
TO GB-MRCO, prepared by Rocco V. D’Andrea, Inc., and submitted in support of these applications. 
 

Proposed Site Development  
 

As shown on the plans submitted herewith, the applicant proposes to construct a 3 ½-story, 98,237 
square foot building at the terminus of Old Track Road.  The facility will include thirty (30) memory care 
studio units, ninety-seven (97) one-bedroom assisted living apartments, and seven (7) two-bedroom assisted 
living apartments.  In total, the project includes 134 units, with 141 total beds. 

 

As proposed, the new building will consist of 3 ½ stories above grade, plus two (2) below grade 
floors consisting of a parking garage at the lowest level (FFE: 50) and occupiable space on the “terrace 
level” above (FFE: 60). Starting at the lowest level, the parking garage will provide a total of 77 below 
grade parking spaces including 61 standard spaces, 3 handicap spaces, and 13 overflow tandem spaces.  
Aside from parking, this level will house an elevator, stairs, and mechanical and storage spaces, the parking 
garage will be entirely below grade and does not constitute any “Gross Floor Area”, as defined with the 
Regulations. 

 

Moving up to the next floor, the “Terrace Level”, will provide both community and support spaces.  
This includes: 

 

• A Performing Arts Theater for small operas, music performances, invited speakers, or group events 
that can provide provocative discussions aimed at keeping residents intellectually stimulated; 
 

• A Wellness Center dedicated to on-site physical, occupational, and speech therapy; 
 

• A Salon for on-site hair and beauty services; 
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• Clinical spaces that provide exam rooms for on-site doctors, visiting specialist and 24/7 nursing 
staff; 
 

• An Art room; 
 

• A multi-purpose room;  
 

• A commercial kitchen, with adjacent loading area and dining room for assisted living residents; and 
 

• Administrative offices, a mailroom, laundry facilities, restrooms, mechanical rooms, and 
housekeeping and storage rooms. 

 

The Terrace Level is also considered a “basement” as defined in 6-5(a)(3.3) of the Greenwich Building 
Zone Regulations and meets all provisions of the regulations, as amended, to be exempt from the building’s 
overall gross floor area. 
  

The next level, which is set at elevation 72, is considered the First Floor and sits at grade with the 
driveway, main entrance, and port cochere.  The space is approximately 28,153 SF and includes: 

 

• The building’s lobby and reception area; 
 

• Administrative offices and a conference room; 
 

• A 24/7 bistro that will provide full-service leisure dining space for residents and families; 
  

• A small cinema with surround sound for a true movie theatre experience; 
 

• A Dining Room and Activity Space for Memory Care residents 
 

• A library, living room and game room;  
 

• Thirty (30) Memory Care Units; and 
 

• Four (4) Assisted Living Units. 
 

This level of the development is also at-grade with the surrounding site improvements. Exterior 
improvements at this level include three (3) exterior parking spaces (two standard spaces and one HC 
space), outdoor recreational space (discussed in more detail below), an emergency generator, an enclosed 
refuse area and access to a loading area.  

 

The second and third floors are approximately 28,000 SF each and are primarily dedicated to 
assisted living residential units with 41 units, respectively.  The top floor is a 13,909 SF half-story, as 
defined in Section 6-5(a)(45.1) of the Regulations, and contains eighteen (18) assisted living units and an 
activity space with balcony.   

 
The new facility will be sprinklered and will be served with new water and sewer connections from 

Old Track Road. 
 
General Operations  
 
 The proposed Managed Residential Community will be managed by RENAMBA GREENWICH 
LLC, and will be licensed by the Connecticut Department of Public Health (DPH) to manage the facility in 
accordance with all applicable provisions of the Connecticut General Statutes and regulations of the DPH.  
Qualified staff will provide all necessary services including assistance with Activities of Daily Living, meal 
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preparation and wait staff, limited medical services, around-the-clock nursing, on-site therapy services, and 
provide daily recreational activities. 
 

 While the facility will be staffed twenty-four hours a day, seven days a week, employees will work 
regular schedules, with the greatest number of employees (40) working generally between business hours 
from 7:00 a.m. to 5: 00 p.m.  Staffing tapers off after 5:00 p.m., with thirty (30) employees on-hand from 
5:00 p.m. to 8:00 p.m., fifteen (15) employees present from 8:00 p.m. to 11:00 p.m. and ten (10) employees 
covering the overnight hours from 11:00 p.m. to 7:00 a.m.  
 

Parking  
 
  Specific parking recommendations for a Managed Residential Community Overlay Zone include 
parking to be provided at a rate of 0.25 spaces per unit plus 0.8 parking spaces for every employee present 
during the facility’s busiest shift. Due to the nature of the use, required handicapped parking is included in 
the parking requirements noted above, as provided for in Section 6-115(f)(1).  Based on the proposed unit 
count of 134 units and a maximum staff of forty during the facility’s busiest shift, the anticipated parking 
demand for the proposed use is 66 spaces [(134 x 0.25 = 33.5) + (40 x 0.8 = 32) = 33.5 + 32 = 65.5 or 66 
spaces)].  It can be noted that the applicant encourages its staff to utilize public transportation as much as 
possible and will provide shuttle services to those employees who choose to commute to Greenwich by 
train and/or bus (discussed in more detail below). 
 

  Peak parking demand rates calculated for the proposed 134-unit, 141-bedroom assisted living 
facility using the ITE’s Parking Generation Manual, Fifth Edition, resulted in a parking demand of 55 
spaces (0.39 spaces per bed x 141 beds = 55 spaces).   Parking counts were also conducted at the applicant’s 
comparable 134-bed facility, The Ambassador of Scarsdale, by the project Traffic Engineer, Kimley-Horn. 
The counts were conducted on Wednesday, June 2 and Saturday, June 5, 2021 and revealed that the 
maximum parking demand was 50 spaces, which occurred at 3:00 p.m. on Saturday.  The peak weekday 
demand occurred at 3:30 p.m. with 16 vehicles parked.  Per the surveys, the maximum peak parking rate 
was calculated to be 0.41 spaces per occupied bed (50 spaces/121 occupied beds at the time the surveys 
were conducted)3.  The surveyed rate would result in a conservative parking demand of 58 spaces (141 x 
0.41 = 57.81 or 58 spaces).  
 

  Based on the above, the project traffic engineer, Kimley-Horn, has concluded that the parking 
supply of 67 spaces (not including 13 tandem spaces available for use on high visitation days) will be more 
than sufficient to meet the maximum parking demands at the proposed facility. Please refer to the updated 
Traffic Impact Study dated May 19, 2022 submitted herewith.    
 
Salient Zoning Statistics   
 
Salient zoning statistics for the proposed project are as follows: 
 
 
 

                                                           
3 Note: It was determined that June 5, 2021 was an atypical Saturday with higher activity than usual, as it was the first 
weekend since the beginning of the COVID-19 pandemic that families were permitted to visit the facility. Therefore, 
the average peak parking demand may be less than the surveyed demand.  
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Ambassador Greenwich - 0 Old Track Road – GB-MRCO Zone  
     

 EXISTING PROPOSED PERMITTED / 
REQUIRED  NOTES 

     

ZONE: GB GB-MRCO GB-MRCO Subject to Rezoning 
     

LOT AREA: 110,398 SF 110,398 SF 100,500 SF Per §6-115(g)(1) 
750 SF Per Unit @ 134 Units 

     

GROSS FLOOR AREA:      
     

Commercial:  N/A   
Building 1: 632 SF    
Shed: 316 SF    
Storage Container 1: 160 SF    
Storage Container 2: 160 SF    
Storage Container 3: 160 SF    
Storage Container 4: 160 SF    
Storage Container 5: 311 SF   Encroaching on RR Property 
Trailer 1: 311 SF    
     

Total Commercial SF: 2,210+/- SF 0 SF   
     

Residential: N/A    
     

Underground Parking Level:  Exempt   
Underground Terrace Level:  Exempt   
1st Floor:  28,153 SF   
2nd Floor:  27,998 SF   
3rd Floor:  28,177 SF   
4th Floor:  13,909 SF   
     

Total Residential SF: 0 SF 98,237 SF   
     
TOTAL GROSS FLOOR AREA: 2,210+/- SF 98,237 SF 98,530 SF Per §6-115(j)(1) 
     
FLOOR AREA RATIO (FAR)     
• As-Of-Right FAR: 
• FAR Incentive: 

Underground Parking – First 50% 
Underground Parking – 50-95% 

0.5 
N/A 

0.89 
 

0.75 
 

+0.0754 
+0.06751,5 

Per §6-115(i)(A) 
64 / 67 Spaces Provided 

Underground = 95% 
 

     

TOTAL FAR: 0.020 0.89 0.8925 Not to Exceed 0.9 
  

                                                           
4 FAR bonus of 0.075 may be authorized when fifty percent (50%) of the project’s required parking is provided “underground. Applicant may be 
permitted an additional 0.0075 bonus FAR for every additional 5% of required parking constructed underground, rounded down to the nearest 5%. 
The maximum FAR bonus that may be achieved by providing underground parking is 0.15 FAR. 

 
5 Applicant is providing 95% of its parking underground.  0.0075 bonus FAR for every additional 5% required parking constructed 
underground after 50% = 45% additional parking provided underground = 45/5 = 9 x 0.0075 = 0.0675. 
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Ambassador Greenwich - 0 Old Track Road – GB-MRCO Zone (cont.) 
     

  
EXISTING 

 
PROPOSED 

PERMITTED / 
REQUIRED  

 

 
NOTES 

     

DENSITY: N/A 134 Units 
104 Asst. Liv. Units 

30 Memory Care Units 

≥ 450 SF – 1+ Bedrooms  
 

≥ 275 SF – Memory Care  
 

Per §6-115(g)(3) 

     

BUILDING HEIGHT: Unknown 47’- 1 ¼”   47’- 6”   Per §6-115(j)(2) 
     

NUMBER OF STORIES: 1 Story 3 ½ Stories 4 Stories Per §6-115(j)(2) 

     

BUILDING AREA: Unknown 27.3% 30% Per §6-115(g)(4) 

     

LOT COVERAGE: 95.5% 48.4% 60% Per §6-205(b) 
     

OUTDOOR RECREATION AREA: N/A 70,180 SF 40,200 SF  
[for 134 Units] 

Per §6-115(i)(4)(D) 
300 SF Per Unit 

     
SETBACKS (MIN.):     
Front: 44.9 Feet 29.4 Feet 25 Feet Per §6-115(j)(3) 
Side: 65.3 Feet 39.0 Feet  25 Feet Per §6-115(j)(3) 
Rear: 0 Feet 20.5 Feet 0 Feet   Per §6-123(a) 
     

Accessory Structure: N/A 10.5 Feet  
(Wall Around Generator) 

10 Feet Per §6-115(j)(3) 

     
SETBACK AREA:  61,689 SF ≥ 37,713 SF Per §6-115(j)(3) 
     
PARKING: 
 
 
 
Overflow Parking: 
 
 
Total Parking (Incl. Overflow): 

 67 Spaces 
63 Standard Spaces  

4 HC Spaces 
 

13 Tandem Spaces  
 

 
80 Spaces 

66 Spaces 
 
 

 
 

N/A 
 
 

66 Spaces 

Per §6-115(f) 
 

0.25 space / unit  
@ 134 Units = 33.5 
 

PLUS 
 

0.8 spaces / employee 
during busiest shift  
@ 40 employees = 32  

 
 
 
 
 
 
 

[INTENTIONALLY LEFT BLANK] 
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Traffic Impacts 
 

As noted above, the applicant retained Kimley-Horn, professional traffic engineers, to analyze 
potential traffic associated with the proposed development and prepare a Traffic Impact Study to evaluate 
both existing and future traffic operating conditions at the study intersection of Old Field Point Road and 
Old Track Road with and without the project.  The results of the intersection analysis for the existing, “No-
Build” and “Build” volume conditions for the peak hours are summarized in Table 3 of the Traffic Impact 
Study submitted herewith.  In short, under future “Build” conditions (with the proposed project traffic 
added), the individual movements at the studies intersection will continue to operate at “No-Build” levels 
of service during all three (3) peak hours studied. Increases in eastbound and westbound movement delays 
will be imperceptible (0.5 seconds or less), while northbound movement delays are anticipated to increase 
by 3.8 seconds or less. 

 

In addition to the Traffic Impact Study referenced above, Kimley-Horn conducted supplemental 
traffic and parking surveys at the existing Ambassador assisted-living facility in Scarsdale, as well as at 
the intersection of Old Track Road with Old Field Point Road on Sunday, May 8, 2022 (Mother’s Day), 
which represents one of the highest visitation days at the facility.  As further detailed in the updated Traffic 
Impact Study dated May 19, 2022, submitted herewith, the data indicates that the Ambassador of Greenwich 
is conservatively projected to generate a maximum parking demand of 62 vehicles on a high-visitation day 
and to generate a maximum of 38 trips during the 11:00 a.m. to 12:00 p.m. peak hour (the hour of greatest 
traffic on Old Track Road/Old Field Point Road, and when Ambassador traffic is likely to have the greatest 
impact).  As proposed, the Ambassador of Greenwich will have 67 self-park parking spaces and 13 additional 
tandem spaces. The 67 self-park spaces are sufficient to accommodate the projected peak parking demand 
of 62 vehicles.  

 

While the proposed parking supply is sufficient to handle the projected peak parking demand on 
high-visitation days, the applicant will employ the following protocols to ensure on-site parking 
accommodations are always available for visiting guests:  

 

• On the busiest days, employees will be encouraged to take the train or bus or carpool. The facility 
shuttle will be used to ferry employees to and from the train station. 
 

• Employees working during the day-shift that do drive will be required to utilize the tandem parking 
spaces provided in the parking garage.  Employees parked in an outside tandem space will be 
required to provide their keys and phone number to the front-desk staff in case their car needs to 
be moved. 

 

• Resident guests who call to ask about visiting hours on busy days will be informed that a shuttle 
service will be provided to and from the train station to promote use of public transportation.  Guests 
who choose to travel by public transportation will be given the front desk number and told to call 
ahead if they need a shuttle ride. 

During high-visitation days, under future Build conditions (with the proposed Project traffic 
added), the individual traffic movements will continue to operate at No-Build levels of service during the 
peak (Sunday) hour. Increases in eastbound and westbound movement delays will be imperceptible (0.4 
seconds or less), while northbound movement delays are anticipated to increase by 1.8 seconds or less. 
Thus, the proposed Project is not expected to have a significant adverse impact on traffic operations at the 
study intersection or on the surrounding roadways during days when activity at the facility is greatest. 
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Based on the analysis provided herein, it is concluded that the increase in traffic volumes associated 
with the proposed development on both regular business days and on high-visitation days will not have a 
significant adverse impact on traffic operations at the study intersection or on the surrounding roadways.  
Further, the parking analysis reveals that the Project will have sufficient parking to accommodate the peak 
parking demand.  
 

Proposed Drainage Improvements 
 

 As outlined in the Drainage Summary Report prepared by the project engineer, Rocco V. D’Andrea, 
Inc., due to the site’s former use as a construction yard, over 95% of the property is currently covered by 
impervious surfaces.  The redevelopment of the site, as outlined in the subject applications, will restore 
approximately 1.4 acres of hardscape with lawn or other landscaped areas, resulting in an overall reduction 
in impervious coverage of approximately 56,800 (net) SF.  
 

Water quality treatment will be achieved through construction of a bioretention sand filter and a 
crushed stone stormwater filter.  The sand filter, which will treat water at the rear half of the property, is 
designed to treat the Water Quality Volume (WQV) of its contributing roof area and convey flows up to a 
1-inch storm event without overtopping.  A manhole preceding the filter provides a bypass for larger peak 
flows.  In addition, two (2) curtain drains on either side of the landscape area will assist in conveying offsite 
generated runoff from uphill properties. On the railroad side, a berm is proposed to assist the curtain drain 
in mitigating flows to the railroad. The crushed stone stormwater filter, which is proposed to treat the front 
half of the property, including both driveways and part of the roof. Yard drains located on the easterly 
(railroad) side of the site also connect to the graved bed.  This system is designed to treat the WQV of its 
contributing onsite area, and to convey flows up to the 25-year storm without backing up. The system outlet 
connects to the existing 24" outgoing pipe. 
 

Based on the information provided above, and as detailed within the Drainage Summary Report 
dated revised December 15, 2021, the proposed development of the site will reduce total impervious 
coverage and provide treatment of runoff from new impervious surfaces.  Accordingly, it is the professional 
opinion of the project’s civil engineer that the development of the site as proposed, including the 
implementation of the proposed stormwater management infrastructure, will have no adverse drainage 
impacts on neighboring or downstream properties, meet development criteria set forth in the Town’s 
Drainage Design Manual and comply with Section 6-15(a)(3)(g) and Section 6-17(d)(3) of the Greenwich 
Building Zone Regulations. 
 
Landscaping Improvements 
 

Development of the site will include planting efforts comprised of over 300 new trees, including 
both evergreen and deciduous species, and hundreds of new shrubs to enhance the landscape, stabilize 
grading work, improve function of the proposed bioretention basin and provide evergreen screening.  The 
restoration of over 50% of the existing site from an impervious construction yard to green landscaped areas 
will provide a dramatic improvement to the site and the surrounding neighborhood.   

 

It can be noted that the applicant met with its Spring Street neighbors and has agreed to plant a row 
of approximately ninety-five (95) Green Giant arborvitae to assist in screening the proposed development 
from the closest adjacent residential neighbors.  The trees will be installed at a 10-foot height and planted 
prior to construction commencing. Renderings of the plantings at installation and after 3-5 years of growth 
have been provided in the architectural plan set submitted herewith. 

 



 
 
 
Ms. K. DeLuca, AICP 
Re: 0 Old Track Road 
May 23, 2022 
Page 10 of 21 
 

 
 

FOGARTY COHEN RUSSO & NEMIROFF LLC 
 
 
 
 

New lighting fixtures will be installed along the driveway and adjacent to the building to make the 
site safe and enjoyable during evening hours.  New lighting will be installed pursuant to Section 6-153 of 
the Building Zone Regulations and has been approved by the Greenwich Architectural Review Committee. 

 

In addition to the information provided above, the applicant has obtained a Right of Entry from the 
Department of Transportation (DoT) (copy attached herewith as EXHIBIT D) to plant and maintain 
evergreen trees within a portion of the railroad ROW.  As shown on the Landscape and Site Lighting Plan 
Set submitted herewith, the 20-foot strip, totaling approximately 0.47 acres, will be enhanced with 
additional landscaping and screening.  It can be noted that the terms of the agreement reached with the State 
requires that the applicant pay an annual fee of $1,500.00 and secure liability insurance for the subject area.  
The Applicant will execute this agreement with the DoT upon receipt of Final Site Plan approval and would 
accept same as a condition of any Certificates of Occupancy requested for the building.  It can also be noted 
that the applicant is working on securing a more permanent agreement with the State in order to ensure the 
landscaping is properly maintained after installation.  

 
Request for Special Permit Approval  
 

The Applicant seeks special permit approval pursuant to §6-101(a) and 6-115 of the Greenwich 
Building Zone Regulations. 
 
• Section 6-101(a) – Cubic Volume  
 

No new construction which would result in a structure or group of structures which individually or 
together would total in excess of 150,000 cubic feet in volume above established grade in the underlying 
GB zone shall be permitted except when authorized by special permit by the Commission pursuant to 
Sec. 6-17 of the Building Zone Regulations.  The subject project will result in a structure that will 
exceed 150,000 cubic feet in volume and, accordingly, requires a special permit.    

 
• Section 6-115 – Managed Residential Community Overlay (MRCO) Zone 
 

Pursuant to Section 6-115(d)(1) and 6-115(d)(2), applications to re-zone a site to an MRCO zone and 
the proposed improvements to create a Managed Residential Community development, are subject to 
Special Permit procedures and standards pursuant to Section 6-17 and other applicable sections of 6-
115, as noted below.  

 

Special Permit Approval for Zoning Incentives Provided in Section 6-115(j)  
 

§6-115(i) provides zoning incentives for Managed Residential Community developments, which may 
be authorized by the Commission subject to Special Permit procedures and standards.  The applicant 
requests use of the following zoning incentives: 

 

o An FAR of up to 0.8925 pursuant to §6-115(j)(1)(A); 
o A Building Height of 47.5 Feet and 3 ½ Stories pursuant to §6-115(j)(2); and  
o Modifications to minimum yard requirements pursuant to §6-115(j)(3). 

 
 

Conformance with Sections 6-15, Site Plan Standards, 6-17, Special Permit Standards, and 6-115(k), 
Special Permit Standards for Authorization to Use Zoning Incentives Provided in MRCO Zone 
 

In making its decision to grant or deny an application for Special Permit, the Commission is 
required to consider whether a proposed project will comply with the specific standards outlined under 
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Section 6-17(d) of the Building Zone Regulations.  Outlined below are each of the twelve (12) standards 
enumerated in the aforementioned regulation, followed by commentary regarding the same: 

 

[Note: Many of the standards listed below are consistent with the standards set-forth in Section 6-15, Site 
Plan Standards.  As such, the standards of Section 6-15 have not been repeated below, but are referenced 
below.]   
 

1.) The proposed development shall not prevent or inhibit the orderly growth of the retail 
development of the area. 

 

Comment:  The proposed development will not prevent or inhibit the orderly growth of the retail 
development of the area, but is proposed in a zone and location that is in close proximity to the Town’s 
prime retail center, which will promote use of the Town’s retail shops and services located along 
Greenwich Avenue and the surrounding streets. 

 
2.) The proposed development shall not adversely affect storm drainage, sewerage disposal or other 

municipal facilities. [Reference to Section 6-15(a)(2)] 
 

Comment:  As outlined above and evidenced by the support documentation submitted herewith, the 
proposed development meets the standards outlined within the zoning regulations with respect to 
stormwater management, as well as the standards set forth in the Town’s Drainage Manual.  The 
proposed site development will reduce impervious coverage on the site and the proposed stormwater 
management plan will provide treatment, collection and infiltration of stormwater to improve water 
quality volumes.  Sewage disposal and potable water will be provided through public facilities and 
will be established in accordance with all applicable state and local regulations.   

 
3.) The proposed development shall not materially adversely affect adjacent areas located within 

the closest proximity to the use. [Reference to Section 6-15(a)(2) and (3)] 
 

Comment:  The proposed development will not materially adversely affect adjacent areas located 
within the closest proximity to the use/site.  We believe that the proposed development will enhance 
the existing neighborhood by providing: a.) an architecturally sensitive building designed by the 
preeminent architectural firm, Perkins Eastman; b.) a significant increase in green space over existing 
conditions; and c.) an aesthetically pleasing planting plan that will provide screening for residential 
neighbors and introduce a variety of trees and shrubs to the landscape.  
 

4.) The proposed development shall not materially obstruct significant views which are important 
elements in maintaining the character of the Town for the purpose of promoting the general 
welfare and conserving the value of buildings. [Reference to Section 6-15(a)(2)] 

 

Comment:  The proposed development will not materially obstruct significant views, which are 
important elements in maintaining the character of the Town.  The proposed landscape screening and 
new building architecture will provide, in our opinion, a more pleasing view than the current site offers 
and will assist in obstructing certain existing views of the train tracks and highway beyond. 

 
5.) The proposed development shall preserve or enhance important open space and other features 

of the natural environment and protect against deterioration of the quality of the environment, 
as related to public health, safety and welfare. [Reference to Section 6-15(a)(2)] 
 

Comment:  The proposed site plan does not propose any development that would adversely affect open 
space or the deterioration of the environment as related to public health, safety and welfare. 
Construction of the proposed building and use is consistent with the goals of the 2019 POCD and will 
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be will in compliance with all Zoning Regulations, as amended, as well as with current building, 
electrical and fire safety codes.  The project will reduce impervious coverage on the site and includes 
environmentally friendly building design and site elements that will improve the quality of the micro-
environment.   

 
6.) The proposed development shall not interfere with pedestrian circulation, most particularly 

related to retail shopping. [Reference to Section 6-15(a)(1)] 
 

Comment:  The proposed development will not interfere with pedestrian circulation or effect 
pedestrian circulation in areas relative to retail shopping.  In addition, the site plan has been modified 
to provide a continuous sidewalk down Old Track Road into the site, thereby improving pedestrian 
circulation within the neighborhood.  

 
7.) The proposed development shall not adversely affect safety in the streets nor increase traffic 

congestion in the area so as to be inconsistent with an acceptable level of service or interfere with 
the pattern of highway circulation. [Reference to Section 6-15(a)(1)] 

 

Comment:  As noted above, the proposed development will not adversely affect safety in the streets 
nor increase traffic congestion.  Formal parking will be provided in sufficient numbers to 
accommodate residents, staff and visitors.  In addition, and as demonstrated in the Traffic Impact 
Study submitted herewith, the proposed improvements will not significantly increase traffic volumes 
in the area.  Any minimal increase in traffic delay at the surrounding intersections will be less than 
four (4) seconds and be “imperceptible” to motorists. 

 

8.) The proposed development shall be in scale with and compatible with surrounding uses, 
buildings, streets and open spaces. [Reference to Section 6-15(a)(3)] 

 

Comment:  The proposed development is situated in a commercial area, zoned for a mix of uses.  The 
building will be compatible with the surrounding multi-family residential structures, including the 
JLofts Greenwich Apartments located at 16 Old Track Road.  As noted above, the building and its 
surrounding landscaping will improve the area and be in scale with the surrounding uses based on 
existing buildings within the neighborhood and the site’s surrounding topography.   

 

9.) The proposed development shall preserve land, structures or features having special historical, 
cultural or architectural merit. [Reference to Section 6-15(a)(3)] 

 

Comment: The existing site does not contain any land, structures or features that have special 
historical, cultural or architectural merit.  Accordingly, the above standard is not applicable.  

 
10.) The proposed development shall not materially adversely affect residential uses, nor be 

detrimental to a neighborhood or its residents, nor alter a neighborhoods essential 
characteristic. [Reference to Section 6-15(a)(3)]    

Comment: The project will introduce a residential use to a site that has been used for the better part of 
a century as a storage yard. For the reasons outlined above, the proposed development will be 
compatible with the more recent developments approved for Old Track Road and, overall, have a 
positive impact on the surrounding neighborhood.  When taken as a whole, the redevelopment prosed 
herewith reflects a significant improvement to the existing property and will provide much needed 
assisted living facilities that will support today’s market.   
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11.) The proposed development shall preserve where possible existing housing stock so as to maintain 
and contribute to a diversity of housing opportunities in Town. 

 

Comment:  The existing development will increase the Town’s housing stock by 134 units and satisfy 
a desperate need within Greenwich for elderly housing. 
 

12.) For the establishment of horticultural or wildlife reservations and natural park areas acquired 
or controlled by a Connecticut non-profit corporation or organization provided that such 
reservation or area is open to the public, subject to reasonable regulation, and the Planning and 
Zoning Commission finds that the establishment of such reservation or area is in the interest of 
the Town for educational, scientific and recreational reasons, having in mind the size, character 
and location of such premises and availability of similar uses in the vicinity. 

 

Comment:  Section 6-17(d)(12) is not applicable to the subject project.  
 

In addition to the standards outlined above, the Commission must make a finding that the proposed 
site plan meets the standards outlined in Section 6-115(k).  Outlined below are each of the three (3) 
standards enumerated in the aforementioned regulation, followed by commentary regarding the same: 
 
1.) The development complies with the standards of Sec. 6-15, 6-17 and 6-115(i)(4) of the Building 

Zone Regulations 
 

Comment:  As noted above and shown on the plans provided herewith, the project proposed herewith 
complies with the standards outlined in Sections 6-15, 6-17 and 6-115(i)(4). 
 

2.) The proposed development provides landscaping, planting and screening at a sufficient height 
and depth to support any additional massing permitted over that of the underlying zone and 
mitigate visual impacts on adjoining properties; and 
 

Comment:  The topography of the site in relation to the surrounding properties enables an increase in 
massing over what would normally be permitted in the underlying GB zone.  Due to the significant 
rise in elevation between the subject site and the residential neighbors to the west, the massing of the 
proposed building will be minimized, with the building itself acting as a visual screen and noise barrier 
to the train and highway uses beyond.   
 

As noted above, the project includes a substantial Planting Plan that includes hundreds of trees, shrubs 
and grasses, wandering paths, water features, and other enhancements to encourage use of the site’s 
green spaces by residents and their guests.  The applicant has worked diligently with both its neighbors 
on Spring Street and the CT Department of Transportation in order provide landscaping along both 
the eastern and western portions of the property that will provide screening for both residents and 
adjacent property owners.  

 
3.) That the quality of architecture, landscape treatments, and the density and scale of the MRC 

development are compatible with adjacent buildings, surrounding land use development, and 
the general neighborhood context. 

 

Comment:  The applicant is fortunate to have on its team Mr. L. Bradford Perkins, the founder, 
Chairman and CEO of Perkins Eastman Architects. Mr. Perkins is a Fellow of the American Institute 
of Architects, a member of the Royal Architectural Institute of Canada, and a member of the American 
Institute of Certified Planners.  He is particularly well known for his work in senior living and 
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healthcare building design, designing over 100 Senior Living and Care Facilities and authoring 
Building Type Basics for Senior Living, Second Edition.  Mr. Perkins’ expertise in designing senior 
housing, coupled with the developer’s experience in building high-end senior living facilities will 
ensure that the proposed building is of the highest quality.  The project is intended to provide luxury 
senior living opportunities to residents who wish to maintain their quality of life while also receiving 
the assistance they need with day-to-day activities. 
 

It can also be noted that the applicant had a constructive experience with the Greenwich 
Architectural Review Committee, which resulting in an endorsement of the project from the 
ARC on April 20, 2022. 

 

In sum, we believe that this project will comply with all special permit standards applicable to this 
project. 
 
Satisfaction of Conditions of Preliminary Site Plan #PLPZ 2021 00329 
 

In rendering its preliminary approval for the proposed improvements to the subject site, the 
Commission placed ten (10) conditions on the applicant, to be addressed in its Applications for Final Site 
Plan and Special Permit approval.  These conditions, set forth in the Commission’s letter of decision dated 
January 5, 2022 (and attached hereto as EXHIBIT B), are repeated below, followed by a specific response 
to each item.  
 

1. The applicant shall conduct an environmental assessment of the site and prepare a soil 
remediation/mitigation plans as needed; 
 

Response: A Phase I Environmental Site Assessment (ESA) and a Limited Phase II ESA were 
conducted at the site in 2019 by Triton Environmental, Inc.  The Phase I ESA was conducted to 
evaluate the current and historical conditions of the subject site in order to identify areas where 
hazardous waste and/or hazardous substances have been or may have been used, stored, treated, 
handled, disposed, spilled, and/or released to the environment.  The Phase I ESA identified six 
(6) Areas of Concern (“AOC”) on the site: 
 

- AOC 1 - Current and Historic Yard Operations Including Repair Shed 
- AOC 2 - Two (2) 1,000 Gallon Diesel Fuel Aboveground Storage Tanks (AST) 
- AOC 3 – Former Railroad Spur 
- AOC 4 - Unscreened and Screened Soil Piles   
- AOC 5 - Potential Historic Fill Material 
- AOC 6 - Potential Impacts from Off-Site Properties 

 

Based on the Phase I ESA, a Phase limited II ESA was conducted of AOC 1-4, which were 
identified in the Phase II report as “release areas” (RA) 1-4.  The release areas were noted to 
contain the following: 
 

- RA-1: Low levels of extractable total petroleum hydrocarbons (ETPH) were found at the 
repair shed and storage containers; 
 

- RA-2: Elevated levels of ETPH were found at the two (2) 1,000-gallon diesel ASTs; 
 

- RA-3: Elevated levels of ETPH in the former railroad spur; and  
 

- RA-4: Elevated levels of ETPH, polynuclear aromatic hydrocarbons (PAHs), and 
pesticides at the locations of soil stockpiles 
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The State of CT, through the Department of Energy and Environmental Protection (DEEP) have set 
certain the standards for the remediation of environmental pollution in soil and groundwater at 
Connecticut properties. These “Remediation Standard Regulations” (RSRs), contain numeric cleanup 
standards for eighty-eight (88) of the most common substances that pose a potential risk to human 
health and the environment from environmental releases.  The ETPH, PAHs, and pesticides detected 
in soils at the site were in excess of RSR criteria.  
 

Based on the findings outlined in the Phase II EPA, Triton concluded that, while “there does not appear 
to be a regulatory driver for remediation of the site”6, soils in excess of RSR criteria should be 
addressed to prevent exposure.   
 

In light of the above, a Supplemental Soil Characterization Report was subsequently prepared by 
Triton in July of 2019 to evaluate soil conditions throughout the site as a whole and develop planning 
level cost estimates for remediation.  The remediation efforts recommended by Triton will be carried 
out by applicant. 
 

A copy of the Phase I and Phase II Reports and the Supplemental Soil Characterization Report 
are submitted herewith for the Commission’s review and records.   
 

2. The applicant shall prepare traffic and parking analysis for the intersection of Old Track Road/ 
Old Field Point Road, as well as prepare a parking plan for high attendance days at the proposed 
facility; 
 

Response: The applicant’s preliminary site plan application included a Traffic Impact Study dated 
July 19, 2021, prepared and certified by Kimley-Horn.  The 2019 report analyzed both existing 
and future traffic operating conditions at the study intersection of Old Field Point Road and Old Track 
Road with and without the project.   
 

As discussed above, an updated Traffic Impact Study dated May 19, 2022, which includes additional 
traffic and parking counts conducted on a high-visitation day (Mother’s Day 2022), has been 
submitted herewith.   
 

In short, the data indicates that on a high-visitation day the Ambassador of Greenwich is 
conservatively projected to generate a maximum parking demand of 62 vehicles and a maximum of 
38 trips during the busiest hour of traffic activity on Old Field Point Road7.  As proposed, the 
Ambassador of Greenwich will have 67 self-park parking spaces and 13 additional tandem spaces, 
which are sufficient to accommodate the projected peak parking demand of 62 vehicles.  With respect 
to traffic, the anticipated 38 trips during the peak hour will increase eastbound and westbound 
movement delays by 0.4 seconds or less, while northbound movement delays are anticipated to 
increase by 1.8 seconds or less.  These movement delays will be imperceptible to motorists and, 

                                                           
6 The DEEP has very specific requirements for when formal DEEP oversight for remediation activities is required.  Generally, there 
are two (2) instances that would prompt such review:  1.) if there is a spill of hazardous material on a site; or 2.) if an “establishment”, 
as defined by the DEEP, has a transfer of ownership.  Should the latter occur, the site would fall into the State’s Property Transfer 
Program.  Due to the fact that the subject site did not have a spill nor did it meet the definition of an “establishment” as defined by 
the DEEP, the property is not required to enter into a regulatory program (i.e. it is not required to have its remediation efforts formally 
reviewed by the DEEP). 
 
7 It can be noted that high-visitation days tend to fall on holidays and/or weekends, when background traffic is lower than during   
   typical peak hours. 
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accordingly, it is the professional opinion of Kimley-Horn that the increase in traffic volumes 
associated with the proposed development on both regular business days and on high-visitation days 
will not have a significant adverse impact on traffic operations at the study intersection or on the 
surrounding roadways.  Further, the parking analysis reveals that the Project will have sufficient 
parking to accommodate the peak parking demand.  
 

It can also be noted that, while not required, on high-visitation days the applicant will encourage use 
of public transportation and employ parking strategies as noted in the Parking section of this narrative 
to ensure on-site parking accommodations are always available for visiting guests: 
 

3. Shall continue to look into energy efficiency and sustainability measures; 
 

Response: The applicant has agreed to allow Perkins Eastman to design the proposed building as 
an all-electric building8, using sustainable strategies throughout the building wherever 
possible.  Since last seeing this project, the plans have been updated to include a green roof and to 
install variable refrigerant flow (VRF) systems versus a traditional building heating, ventilation, and 
air-conditioning (HVAC) systems.  VRF systems offer a highly flexible and efficient alternative to 
traditional HVAC systems and are well suited for mid-sized buildings with multiple zones, each with 
different heating / cooling requirements. The design team has done further research on the proposed 
VRF units and has been able to significantly reduce the quantity of the proposed units based on this 
analysis.  The reduction in the number of units has enabled the location of the units to be better 
centered on each wing of the building, which, coupled with the proposed screening, will provide 
considerable visual screening from nearby residential uses. 
 

In addition, Perkins Eastman is committed to the goals targeting net zero energy usage by 2030 and 
has developed technical approaches to use within the building envelope and systems to make the 
building as energy efficient as possible.  Accordingly, prior to preparing construction documents for 
the proposed building, Perkins Eastman will internally analyze, with the help of its in-house 
technologies, the building for heat gain/loss and how each face of the building will react to the normal 
movement of the sun through both heating and cooling seasons of the year.  Through this iterative 
design process, the building will be optimized for energy efficiency by applying design strategies 
such as: 

 

• Enhancing the building’s thermal envelope by examining window, wall, and roof 
performance; 

• Use of high-performance air-sealing and energy recovery ventilation systems; 
• Use of high efficiency HVAC, lighting, and water systems; 
• Installation of green roofs and/or PV panels where appropriate; and 
• Installation of EV Charging stations. 

 

 
4. Shall look to methods to improve noise abatement for interior residents of the proposal from 

the adjacent railroad and highway; 
 

Response: Sound abatement will be primarily achieved using enhanced insulation and appropriately 
designed glazing in areas where noise may be a problem.  As the project moves into the design 
development and construction document phases, Perkins Eastman will engage an acoustical consultant 

                                                           
8 Except for the site’s emergency generator, which is required by Code and will be powered by natural gas. 
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to help develop details for window and wall construction and identify locations that would benefit 
from these strategies.   
 

It can also be noted that the existing site topography includes a substantial ledge along the site’s 
easterly boundary.  This natural feature, along with the proposed landscaping, will also assist in 
abating sound generated by the adjacent railroad and I-95 corridor. 

 
5. Shall provide a rendering of views from the upper floors, and adjacent up elevation properties. 

Renderings of the building from the south shall also be provided. 
 

Response: Rendered views of the proposed building from neighboring residential properties and 
from the railroad have been incorporated into the architectural plan set submitted herewith.  
 

6. Shall look to secure an easement from the railroad right-of-way to provide additional 
planting/screening to the site and neighborhood; 
 

Response: As noted above, a Right-of Entry from the CT DoT is available to the applicant in order 
to plant and maintain evergreen trees within a portion of the railroad ROW.  Due to financial 
obligation connected with this agreement the Applicant will execute same once he has secured local 
approval to install the approved landscaping in the subject area, which we believe would take place 
following Final Site Plan approval and prior to building occupancy.  

 
7. Landscaping plans shall be reviewed for environmental sustainability and habitat enhancement 

in consultation of the Conservation Dept.; 
 

Response: To date, the landscape plans have been reviewed by the Greenwich Architectural 
Review Committee and approved subject to certain recommendations discussed in more detail 
below. 
 

With respect to environmental sustainability and habitat enhancement, the site is reducing 
impervious coverage by 56,800 SF.  This equates to over 1.3 acres of new green area on the site. 
This overall increase in lawn and garden areas will allow more stormwater to percolate into the 
soil, benefiting natural ecological systems.  The landscape plan itself includes the preservation 
of the majority of existing on-site trees, especially the trees on slopes and rock outcrops, with 
only four (4) trees larger than 12” caliper being removed to facilitate the site’s development. A 
fifth tree is dead and requires removal for safety concerns.  These tree removals will be mitigated 
by a robust planting plan that includes 31 shade trees, 90 flowering trees, 197 coniferous trees, 
and hundreds of shrubs, perennials, grasses and ferns.  From a habitat enhancement perspective, 
the new evergreens and shrubs will provide shelter and food value for birds.  Perennials and 
grasses will benefit butterflies, bees, and other insects, which, in turn, will provide additional 
food sources for local bird populations.  The naturally wooded slope is being preserved as much 
as possible, with additional plantings installed (at small sizes and where space is available to 
avoid disturbance) to supplement the existing woodland and provide additional screening and 
erosion control.  Lastly, the introduction of a green roof will provide a number of ecological 
benefits, including delaying the release of and the filtering of stormwater and reducing heat 
island effect.  
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Overall, we believe that this project will provide a significant benefit in terms of environmental 
sustainability and habitat enhancement over the existing site conditions.  The applicant is happy to 
review its landscape plan with the Conversation Department at any time. 

 
8. Plans shall meet the MRCO zone requirements, once rezoned. 

 

Response: As previously detailed in this zoning narrative, the plans provided herewith meet the 
MRCO zone requirements. 

 
9. The applicant shall apply to the ARC for review of proposed exterior, landscaping, 

signage/lighting. 
 

Response: On April 20, 2022, the Project received endorsement from the ARC to continue its site 
planning process with the P&Z Commission and return to the ARC at 50% completion of 
construction documents to address the items noted below: 

 

• Further review the 4 large trees to be removed on survey and take measures to protect 
these large shade trees. 
 

Response: On Friday, May 6, 2022, our landscape architect, Sid Burke, Associate Principal of 
RGR Landscape Architecture & Architecture, visited the site to further analyze the five (5) trees 
that have been identified for removal.  His analysis of these trees marked is provided below: 

 

Tree 1 is in poor condition and will be significantly affected by the proposed increase in grade.  It 
should be removed. 
 

Tree 2 is in fair condition.  It would be significantly affected by the proposed increase in grade.  It 
should be removed. 

 

Tree 3 is in good condition.  It has a massive root structure and a very large canopy.  The current 
plans include excavation for the basement within 10 feet of the tree.  Accordingly, the tree would 
become a hazard and would not be safe to remain in the vicinity of people.  Unless there are 
substantial changes to the proposed building footprint, the tree should be removed. 

 

Tree 4 is in poor condition and may represent a hazard given the gaps in the structure of the tree 
at its base.  Tree 4 should be removed. 
 

Tree 5 is over 90% dead and should be removed.  It is a hazard. 
 
The photographic findings that correspond to the information provided above is included 
herewith as EXHIBIT E.   
 

The tree removals required for this project are minimal and will be mitigated by the planting of 
over 300 new trees and hundreds of shrubs and other groundcovers. We believe the tree removals 
should be permitted as proposed. 

 
• Diversify the planting on hillsides vs. planting all arborvitae 

 

Response: The previous stands of arborvitae proposed along the northern and easterly portions 
of the site has been diversified.  To the north of the propped loading area, along the site’s 
northerly boundary, the Planting Plan has been revised from a line of arborvitae to include a 
mixed hedge of columnar eastern white pines, hillspire red cedars, and Yoshino cryptomeria. 
Along the railroad, the plan now includes American holly, which replace several trees that were 
previously noted to be Green Giant arborvitae  
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On the westerly side of the site, the planting plan retained the stand of green giant arborvitae.  
Our team met with the residential neighbors along Spring Street several times and had multiple 
communications with them.  The neighbors requested a full evergreen screen of green giant 
arborvitae, planted at the top of the slope.  The applicant agreed to this request.  The applicant 
feels strongly that it would like to honor the agreement made with its neighbors to provide the 
best screening option for them, which we believe is the proposed green giant species.   
 

It can also be noted that the width for planting in this location is only about 4 feet, with the area 
being partially shaded (i.e. not full sun).  These planting conditions rule out juniper, which needs 
full sun, and holly, which has a wider growth form.   

 

• Celebrate the asymmetry of massing (reference to Pickwick Arms); 
 

Response: See response below. 
 

• Revisit the articulation of gables on facade and porte cochere; 
 

Response: The applicant has revised the exterior elevations from when they were last reviewed 
by the ARC on April 20, 2022.  Specifically, the gables on the most southerly building wing have 
been modified to highlight the asymmetry of the building’s massing and the Tudor elements on 
the building’s central façade have been extended to the (3rd) floor below to emphasize the 
building’s reference to Greenwich’s former Pickwick Arms Hotel.  With respect to the porte 
cochere, the design architect did review other options in its articulation, but felt that making 
alterations to this element made it too busy or did not improve the revised design from what was 
presented to the ARC in April.   

  
• Maximize shade on driveway circle and sidewalks with additional shade trees to 

minimize heat island effect. 
 

Response: Shade trees have been added around the driveway and sidewalk. 
 

While not explicitly noted in its decision letter, the submission made herewith also addresses 
outstanding departmental comments issued to date, including comments from BETA dated September 10, 
2021 (please refer to the BETA Response Letter dated May 19, 2022, prepared by Kimley-Horn), comments 
from the Department of Public Works’ Engineering Division dated September 13, 2021 (please refer to the 
Engineering Response Letter dated May 23, 2022, prepared by our office, Rocco V. D’Andrea, Inc., and 
Kimley-Horn), and comments from the Zoning Enforcement Officer dated September 7, 2021 (please refer 
to the ZEO Response Letter dated May 23, 2022, prepared by our office).  With respect to the Sewer 
Division Comments dated September 10, 2021, the applicant has been in discussions with the Sewer 
Division since November of 2021 and we believe that the Sewer Division’s comments will be satisfactorily 
addressed prior to the Commission rendering a decision on this application. It can also be noted that the 
applicant met with Deputy Fire Marshal Robert Natale on March 17, 2022 and has included in its plans a 
“grasspave” Fire Access Lane to provide better building access for fire apparatus and incorporated steps 
along the easterly side of the site in order to provide easier access to the rear of the building. 
 

Support Documents  
 

In accordance with the Commission’s Site Plan Checklist, the following documents are submitted 
herewith in support of these Applications:  
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• One (1) Electronic Copy of this Zoning Narrative, with all exhibits attached hereto; 
 

• One (1) Electronic Copy, Final Site Plan Application Form dated May 23, 2022; 
 

• One (1) Electronic Copy, Special Permit Application Form dated May 23, 2022; 
 

• One (1) Electronic Copy, Completed Applicant/Agent Signature Form; 
 

• One (1) Electronic Copy, Application Fee Check in the amount of 6,870.00, check payable to the 
Town of Greenwich;  

 

• One (1) Electronic Copy. Affidavit of Notification to Adjoining Property Owners, inclusive of a 
Proof of Mailing; 
 

• One (1) Electronic Copy, Map showing PROPOSED AMENDMENT TO BUILDING ZONE 
REGULATION MAP FROM GB TO GB-MRCO, 1” = 400’ Scale; 
 

• One (1) Electronic Copy, Survey and Civil Engineering Plan Set, prepared and certified by Rocco 
V. D’Andrea, Inc., which includes the following plans; 
 

o SHEET 1 OF 2 - EXISTING CONDITIONS “TOPOGRAPHIC SURVEY” DATED 12-15-2021;  
o SHEET 2 OF 2 - EXISTING CONDITIONS “TOPOGRAPHIC SURVEY” DATED 12-15-2021 

 

o SHEET 1 OF 7 – OVERALL DEVELOPMENT PLAN DATED REVISED 5-12-2022; 
o SHEET 2 OF 7 – CLOSE-UP DEVELOPMENT PLAN DATED REVISED 5-12-2022; 
o SHEET 3 OF 7 – LOWER LEVEL DEVELOPMENT PLAN DATED REVISED 5-12-2022; 
o SHEET 4 OF 7 – SEDIMENTATION & EROSION CONTROLS PLAN DATED REVISED 5-12-2022; 
o SHEET 5 OF 7 – DRIVEWAY PROFILE, TRAFFIC AND PARKING PLAN DATED  REVISED 5-12-2022; 
o SHEET 6 OF 7 – NOTES & DETAILS SHEET DATED REVISED 5-12-2022;  
o SHEET 7 OF 7 – TOWN OF GREENWICH STANDARD DETAILS DATED REVISED 5-12-2022 

 

o SHEET 1 OF 1 – ZONING LOCATION SURVEY DATED REVISED 5-12-2022; 
 

o SHEET 1 OF 1 – LOW IMPACT DEVELOPMENT PLAN DATED REVISED 5-12-2022; 
 

o SHEET 1 OF 1 – GRADE PLANE PLAN DATED REVISED 5-12-2022; AND 
 

o SHEET 1 OF 1 – BUILDING SECTION WITH SOIL INFO PLAN DATED 5-12-2022; 

• One (1) Electronic Copy, Architectural Plan Set inclusive of floor plans, elevations, and FAR 
worksheets dated May 23, 2022, prepared and certified by Perkins Eastman; 
 

• One (1) Electronic Copy, Landscape Plan Set dated May 23, 2022, prepared by RGR Landscape 
Architecture & Architecture, PLLC; 

 

• One (1) Electronic Copy, Drainage Summary Report and all associated Drainage Forms dated 
revised December 15, 2021, prepared and certified by Rocco V. D’Andrea, Inc.; 

 

• One (1) Electronic Copy, Engineering Response Letter, with Exhibits, dated May 23, 2022, 
prepared by Fogarty Cohen Russo & Nemiroff, LLC, Rocco V. D’Andrea, Inc., and Kimley-Horn 
and Associates, Inc.; 

 

• One (1) Electronic Copy, Setback Area Exhibits dated May 12, 2022, prepared and certified by 
Rocco V. D’Andrea, Inc.; 
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• One (1) Electronic Copy, updated Traffic Impact Study dated May 19, 2022, prepared and certified 
by Kimley-Horn and Associates, Inc.;

• One (1) Electronic Copy, BETA Response Letter dated May 23, 2022, prepared by Kimley-Horn 
and Associates, Inc.;

• One (1) Electronic Copy, Turning Movement Plan Set dated March 9, 2022, prepared by Kimley-
Horn and Associates, Inc.;

• One (1) Electronic Copy, ZEO Response Letter, with Exhibits, dated May 23, 2022, prepared by 
Fogarty Cohen Russo & Nemiroff, LLC;

• One (1) Electronic Copy, Phase I Environmental Site Assessment dated June 2019, prepared by 
Triton Environmental, Inc.;

• One (1) Electronic Copy, Limited Phase II Environmental Site Assessment dated June 13, 2019, 
prepared by Triton Environmental, Inc.;

• One (1) Electronic Copy, Supplemental Soil Characterization Report dated July 2019, prepared by 
Triton Environmental, Inc.;

• One (1) Electronic Copy, IWWA Greensheet Questionnaire, signed by Agency staff on June 6, 
2021;

• One (1) Electronic Copy, Town GIS Map of subject property;

• One (1) Electronic Copy, Tax Assessors Field Card for Parcel #03-1689;

• One (1) Electronic Copy, The Planning and Zoning Department’s Site Plan Checklist; and 

One (1) hard copy of documents listed above will be submitted to the Planning and Zoning Department’s 
Applications Coordinator within the next few business days. We look forward to discussing this project 
with the Commission at its earliest available public hearing.  Should you or your staff have any questions 
or comments during your review, please do not hesitate to contact me at 203.629.7330. 

Very truly yours, 

Bruce F. Cohen 

cc: (w/enc.):  Renamba Greenwich LLC 
Perkins-Eastman 
Rocco V. D'Andrea, Inc. 
Kimley-Horn 
RGR Landscape Architecture & Architecture, PLLC 






































